INDENTURE OF LEASE

September 98
THIS INDENTURE OF LEASE executed the }flih____ day of P s 19

by and batwean REQENCY IcuonN RSKIP, (hereinafter referred
tﬁ ae "Landlord”) and essie &ir ee Eﬁ;gag

(hereinafter referred to ae “Tenant¥).

HITHESSETH THAT:

In consideration of the mutual covenante and agreemente herein contained, the
parties entar into the following Indenture of Leaee:

{1} Lsased Premigeg. Landlord hereby lete and demiees to Tenant and Tenant hereby
leaees from Landlord,, upon and subject to the terms and provielone of thie leaee the
premisee outlined in red and designated with Tenant’s name on the plot plan of a
Shopping Center known as HICHIGAN PLAZIA, whioh plot plan is marked Bxhlb&%I% and
attached and made a part hereof, such premisee being the room designated _~_~_~
—: having a grose area of approximately _Lﬁg____._____ equare feet, and having
approximate dimensions ae shown thereon (hereinafter referred to ae “Lsased
Premises™). Landlord expreesly reeerves the right to change or modify the plans and
facilities of the Shopping Center without the consent. of the Tenant, but neither the

Leasad Premises nor the general charaoter of the Shopping Center ehall be changed
without such coneent.

Landlord grante to Tenant, its inviteee, customers and general public, together with
and eubject to the righte granted, from time to time, by Landlord to other Tenante

of the Shopping Center, the right to use the Parking and Common Areae of the Shopping
Center.

-

The term "Shopping Center” whenever used herein shall mean KICHIGAN PLAZA Shopping’
Center, inoluding any and all struotures, parking facilities, common faoilities and
the like on the property deecribed in Exhibit A, as the same may from time to time
be changad, together with the setructures thereon which may from time to time be
included by Landlord in the development or expaneion of the Shopping Center.

Tenant's empldyees shall park ln thoss areas whioh Landlord may from time to time
designate for employea parking.

(2) Term. The Term of this Lease shall commence on September 14, 1998 {the
date to ba lnserted ehall be (a) Thirty (30) days after notice of possession date,

as hereafter provided, or (b) The date the Tenant opens the L agfﬁ 369mises for the
conduct of businese, whichever firet occurs)}, and ehall end

Landlord shall give Tenant written notice of the date when poseession of the
preﬂgsiz %ygll be given to Tenant, whioh poeeession date shall be not later than

~ra- and on which date the Leasad Premises shall be ready for

installatlion of trade or store fixturee by Tenant; provided that euch date shall be

extended for the pericd of time of any etrikee, casualty, acte of God or conditione
over which Landlord hae no control.

(35 fgn%h};.ﬁ?%jﬂﬁﬂ%@n?nyﬁntnl. Tenant shall pay to Landlord a Minimum Rental of
625. 2 . /Doilare pgr 2?a6 during the Term of this Lease,
to be paid i{n equal monthly instaliments of .00

Dollare each, in advance, on the first day of each calendar month during the Term of
thie Lease. In the event any inetallment of Minimum Rental or other charge occurring
under this Lease shall become overdue for a period of ten (10} daye or more, a late
oharge of five cente (§) for eaoh dollar eo overdue may be charged by the Landlord
for the purpose of defraying the expensee incident to handling such delinguent

payment, or Landlord may exercise Landlord'se righte under paragraph (16) of thie
Lease,

{4) segurity Deposf{t. Tenant has depoeitad with Landlord Eﬂf eum of
Six Hundyed Twenty-Five pollars (§_62 )

receipt of which is hereby acknowledged by Landlord. Said depoalt shalli be held by
Landlord, without liabjlity for interest, as security for the faithful performance
by Tenant of all of the terme, covenants, and conditions of thiam lease to be kept and
performed by Tenant during the Term. 1If at any time during the Term of thie Laase
any of the rent ehall bs past due and unpaid, or any other sum payable by Tenant to
Landlord hereunder shall be past due and unpald or in the event of the fallure of
Tenant to keep and perform any of the other terms, covenants and conditions of this
lease to ba kapt and performed by Tenant, then the Landlord at ite option may
appropriata and apply the entire depoeit, or such appropriate amount Landlord deems
necessary, towarde the past due amounts. Tenant will tpen be responsible to restore
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the eecurity depoeit to ite full original amount within ten (10) daye of receipt of
written notification from Landlord to do eo.

(s) construckion of Leased Premises. Landlord {(will conatruct) (has constructed)
at ite expenes, the etore unit comprieing the Leased Premiees according to plane and
epecifications which have been approved by Tenant, Poeessaion by Tenant ehall
evidence Tenant'e acceptance of the Leaeed Premieee. Upon request, Tenant agreee to
execute a certificate to Landlord or to any proposed Hortgagee or purchaeer of the
Shopping Center certifying the leaee to be in full force and effect, that all work
hae been eatliefactorily completed, that there are no defaulte, offeate or counter
claime (on etating the eama) and euch other fact ae Landlord may reasonably request.

{6) Escalator Clause. Landlord ehall pay all taxes, aeseeemanta and leviee charged
or aeeeeeed by any governmental authority (hereinafter collectively referred to as
taxee) upon its propaerty in the Shopping Center and the L emieee and the land,
buildinge or premiees in or u the Lease emiees are located, and ehall
cause fire and extended co e maintained thereon in amounte not

Center from time to time
from valuaticn or apprai
defined} of any inoreaee

*Tenant'e Proportionate Share“ shall be the fraction or ratio of the floor area of
the Loaeed Premiesse divided by the total floor area of all buildinge and etructures
in the Shopping Center. Tenant ehall pay Tanant's Proportionate Share in annual or |
eemi~annual ingtallmente upon demand, in addition to the Minimum Rental and Additional
Rental payable hareunder. Tenant's Proportionate Share for a partial calendar year~
at the baginning or end of the Term of thie Leaee ehall ba pro-rated on a per diem
baele, HWith each demand for paymant, Landlord shall eubmit a statement in reaeonable
detail showing the computation of Tenant'e Proportionate Share,

7 Taenant ehall uee the lLeaeed Premisee eolely for
(l}se% R e T G e items Y

and for no other purpoee Or purpoeee
without Landlord'e consent. Taenant ehall not do or permit anything to be done in or

about the premiess, or bring or keep anything therein, which will in any way increaee
the rate of fire ineurance upon the Leaeed Premieee or the building wherein the
premieee are eituated, Tenant shall comply with all lawe, ordinancee, orders and

regulatione affecting the pramiees and the c¢leanlinesa, safety, occupation and uee
thereof.

Tenant shall not cauee or permit injury or wuete to the Leased Premiees or the
building or Shopping Center of which the Leaeed Premisee are a part or cauee or permit
a nuisance to exlet, and shall keep the premieee and the walkways adjacent to the
premizee and any grading, platform and eervice areae ueed by Tenant clean and free
from rubbleh and dirt at all timee, and ehall etore all trash and garbage within the
premisee and arrange for the regular piok up of euch trash and garbage at Tenant’s

expenee. Tanant shall not burn any traeh or garbage of any kind in or about the
premieae of Shoppling Center.

Tenant agreee that it will uee and oparate 100% of the Leaeed Premiees for the
conduct -of its bueinese throughout the leaee term on and during at leaet approximately
the eame businaee days and houre ae are regularly and cuetomarily oheerved by etoree
comparable to that operated on the Leased Premieee by Tenant and will conduct such
business at all timee in gcod faith and in such manner, consistent with Tenant's

operating practicee and policies, ae to produce a high volume of groes ealee from the
Leased Premieae.

Landlord covenants and agrees that if the Tenant ehall perform all of the covenants
and agreemente herein stipulated to be performed on the Tenant'es part; the Tenant
ehall, at all times during eaid term, have the peaceable and quiet enjoyment and

poeeassion of sald premiese without any manner of hindrance from the Landlord or any
pereon lawfully claiming through the Landlord.

Tenant covenante and agreee to deliver up and eurrender to the Landlord poeeeesion
of the Leaead Premisea upen the expiration of thie Lesaee or its termination, as herein
provided, ln ae good condition as at the commancament of eaid term, or as improved
during the term hereof, destruction by caeually, reasonable wear and tear and the
effects of time excepted. Tenant ehall not hold over beyond the end of any term for
fallure of Landlord to give notice to vacata, any euch notice being waivad by Tenant,
In the event Tenant, notwithstanding, ehall hold over after termination of this Leage,
Lt shall conetitute a tenancy from month to month governad by the terme hereof. Upon
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termination of this Leass, Landlord shall bes entitlad to svict Tenant and collsct any
and all monies owsd, as providsd hersin.

(8) Rights of Landlord to Mortgage Premimes. Landlord reesrves the right to
subject and subordinate thie¢ Leass to the lien of any mortgage hsrsafter placed upon
the Leased Premises or the land and buildings of which the Lsaved Premiess are a part,
and Tenant hereby constitutes and appoints Landlord its attorney-in-fact to execute
any subordination agreements which may be required in connection with ths negotiations
or exacution of any such mortgage. Tenant further agreee upon request to exscuts a
subordination agraement,

The terms and provisions of this Lsase hay requirs approval by a mortgages. If any
such mortgagse should require as a condition to Landlord's financing, ae may be
determined neceosary or desirable by Landlord, any modification of ths terms and
provisions of this Lease, and if Tenant should rsfuass to approve and sxscute any
modifications so rbquirad, then the Landlord shall have ths right prior to ths
delivery of possesséion of ths Leaassd Premisse to Tenant by notice to the Tenant to
cancel this Lease without liability on the part of the Landlord.

9 alntegnancyg Repa - A T anglo g Responslb .
Lanéllrd shall keep in good order, condition and repair the exterior foundatione,
sxterior walle (sxcept ths interlor faces thersof), downapouts, gutters and roof of
the premises and the plumbing and sewage system outeids of the building of which the
premisss form a part (but excluding the exterior and interior of all windows, doors,
plate glaes and show casss and etore fronts), excluding any damage thereto caused by
Tenant, its agents or invitese.

{b) Tenant's Begpongibllity: Tenant shall keep and maintain the premises and every
part thereof, and the exterior and interior portions of all doors, windows, plate
glass and shaw camses surrounding the premiees and the stors front in good order)
condition and repair, including, without limitation, all plumbing, heating, alir
conditioning and sewage facilitiss within the Leassd Premiees, fixtures, {interior
walle, floors, ceilings, signs and all interior building appliances and similar
equipment, except for reasonable use and wear and tear,

(¢) Alterationa. Tenant shall have the right, but only with the prior written
consent of Landlord, to make altesrations to ths interior of the Lsassd Pramises so
long as the cost thereof is paid by Tenant and all esuch work is done in a workmanlike
manner and without damage to the structural elemants of the premises and in
conformance with the regulations of fire insurance underwriters carrying insurance
on the Leased Premisss. Tanant agrees that upon termination of this Lease it will,
at ite own expense, if Landlord shall so requsst, restore ths Leassd Premiase to their
former condition, ordinary wear and tear and damage by the slements sxceptad,

(d) Signes and Awnings. Tenant shall not affix to or upon the exterior of the
Leased Premises signs or awnings except with the prior written consent of Landlord.

The Tsnant shall not use any advertieing media in or about the Leased Premises which
shall ba deemed objectionable to the Landlord or other Tenants or the publig,
including, without limiting the generality thersof, loudspaakers, phonographs or radio
broadcasts in a manner to be heard outsids the Leased Premises. The Tenant shall not
conduct any auction, fire or bankruptcy sale in the Leased Premiess, or install any
exterior lighting or plumbing flxturas, e¢hades or awnings or any exterior decorations
or painting or make any changas in the store front or exterior of the Lsased Premises
without the previous written consent of the Landlorxd,

(e) g P ged e - gk amage. Tenant agrees that all
pereonal property of every kind or description which may at any time be in the Leassd
Premises shall be at Tenant's sole risk, or at the risk of those claiming through or
under the Tenant, and Landlord shall not be liable for and shall be held harmless by
Tenant against all claime (including subrogation claime by Tenant's insurance carrisr)
for any damage to said property or lose suffered by the business or personal property
of the Tenant arising from bursting, overflowing or leaking water, sewsr or steam
pipes or from the heating or plumbing fixtures, or from the electric wiring or from
gas or cdors or caussd in any manner,

(§3) Iznﬂn_zlxhuxés. All lmprovements to the Leased Premisss and all fixturss shall
be and become the property of the Landlord, except that all machinery and equipment

installed by the Tenant and all trads fLixturee installed or used by the Tenant shall
remain the personal property of the Tenant.

(9) Lisns. Tenant shall not causa or psrmit the creation of any lien agalnet the
Leased Premisee on account of any labor or materials furnished In connection with
maintenance, repairs or alterations undertaken by Tenant. In the event any such lien
shall be filed against the Leased Premisss, Tenant. shall cause such lien to be
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rsleased within ten (10) days after actual notice of the filing thereof or shall
furnish to Landlord a bond, satisfactory to Landlord, conditioned to indemnify
Landlord against ths foceclosure of such lien.

(h) Inspaction and Repair by Landlord. Landlord shall have the right to enter upon
the Leassd Premises for the purpose of inspection or to make such lmprovemants,
repaires or alterations as it may considsr expedient, but Landlord assumes no
obligation to make any improvements, repaire or alterations except as expraessly
provided in this Lease. For a period commencing ninaty (90) days prior to the
expiration of this Leasa, Landlord shall have the right to reasonable access to the
Leasad Premises for the purpose of exhibiting the same to prospactive Tenants.

(10) Indemnity and Insurance. £Kach party agrees to indamnify and save harmless
the other against and from any and all claims by or on behalf of any person, firm or
corporation arleing from any braach or default in the performance of any covenant or
agraeement on lte part to be performed under this Lease.

Tenant covenante at all times to save the Landlord harmlaess from all loss, cost or
damages which may occur or be claimed with respact to any person or persons,
corporation, proparty or chattels on or about the Leased Premises, or to the property
iteslf resulting from the negligent acts of Tenant, ite servants, agsnts and invitees.

Landlord covenante at all times to save the Tenant harmlese from all logs, cost or
damages which may occur or be clalmed with respact to any person or persons,
corporation, property or chattels on or about the Leased Pramises, or to the property
iteelf resulting from the nsgligent acts of Landlord, its servants and agents.

Tenant agreas to place and maintaln, at Tenant's own expense,
companies qualified to do buslness in the State of Indiana and acceptable to Landlord,
public liability ineurance with respact to Tenant's use and occupancy of said premises
in amounts of at least §100,000.00, in case of injury to or death of one person, and
§500,000.00 in case of injury to or death of more than one person. Tenant further
agress to maintain in force a minimum of $500,000.00 property damage liability
insurance. Such insurance shall be primary to any insurance carriaed by the Landlord
and for the benefit of the Landlord and shall name the Landlord as an insured. Tenant
agress to furnish certificates of such lneurance to Landlord with a required minimum
thirty ({30) days' advance written notice of cancellation to Landlord.

with insurance

Tenant shall furnish at Lite own cost and expense replacemant for any cracksd or
broken glass, including plate glass and interior and extaerior windows and doors in
the premisas; provided, however,

that Landlord will replace any glase that is cracked
or broksn by any casualty covered by fire and extended coverags or other insurance
of the Landlord or caused by a structural defect or sattling of ths bullding in which
the Leased Premises arae located.

(11) gasualty. If the Leased Premises shall ba partially destroyed by fire or
other casualty so as to bacome partially untenantable, the Leased Premises shall be
repalred as speadily as poesible by Landlord, unless caused by the negligance of
others and is baeing repalred by such party, or unless the Landlord shall elect not
to repalr as hereinafter provided, and an adjusted proportlonate part of the Minimum
Rental shall be abated until the Leased Premises are so repalred. The obligations
of the Landlord hersunder shall be limited to rebullding or repair of the Leased

Premiges to be simllar in slzae, floor area and quality to the Leased Premises prior
to such damage.

If the Leased Premises are so dama

8 ged as to become wholly untenantable, then the
Landlord may, &f it @o elacts, restor

@ or rebuild to put the Leased Premises in good
condition and fit for ococupancy within a reasonable time after such destruction or

damage or it may give notice in weiting of the termination of the Leage. If Landlord
elacts to repair or rebuild, it shall within thirty (30) days after such damage, glve
the Tenant notice of its iptention to repalr and Landlord ehall then proceed with
reasonable spead to repalr and restore the premiges, If Landlord elects to rebuild
or repalr, then its obligations hereunder shall be to restore the Leased Premises to
be similar in size, floor area and quality to that prior to euch damage.

In the event the bullding comprising the Shopping Center shall be destroyed or
damaged by fire or other casualty as to render at least flfty per cent (50%) theraof
untenantable and such damage cannot be repaired or restored within one hundred eighty
{180) days as determined by Landlord's architects® cartification then Landlord, by
totice in writing to Tenant within thirty (30) days after such casualty, may terminate
this Leass, If Landlord elects to rebulld or restore and does not elact to terminate
the Lease, Landlord shall proceed with rebullding and restoration as promptly as
possible and proportionate part of the minimum rental shall be abated until the

bulldings are go repaired and restored. All fnsurance proceeds by reason of any such
casualty shall be and belong to the Landlor )
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(12) Condemnation. If the Leased Premleses or more than flfty (50%) per cent of
the parking spaces Ln the Shopping Centar are condemned or taken in whole or in part
by any public authority under the power of em.nent domaln, elther Landlord or Tenant
shall have the right as of the day possession shall be taken by such public authorlity
to termlnate this lease by notice thereof to the other in writing and rent shall be
pald to the date of such possession or proportionate refund made by the Landlord if
rent has been pald Ln advance. 1If nelther party shall elect to terminate the Lease
by rsason of such condemnation, the Minlmum Rent shall be reduced by the proportion
of the floor area of the Leased Premlses taksn by auch condamnation and Landlord e¢hall
make all necessary repalrs or altsrations so as to constitute the remalning prsmises
28 complete architactural unit,

Premises shall belong to and be the property of the Landlord, whether euch damagss
shall be awarded as Lompansation for diminutlon in value to the leasehold or to the
fee of the premlses; provided, however, that the Landlord ehall not be entitled to

any award made to Tanant for loss of busliness depreclation to and the cost of removal
of stock and trade fixtures,

(13) urilitiea. Tenant agrees to pay for all utllities supplied the Leaasg )
Premises, including, without limiting the generallity thereof, electricity, gas,

heat and charges for alr conditioning, and :Zi:f:?a' Lf any charge ls made therefor,

(14) Landlord's Lien on Peraonalty. Tenant grants to Landlord a contlnuing
security interest in all inventory, goods, equipment and fixtures of Tenant which may
now or hereafter be placed in or upon the Leased premloes, and the proceeds theraeof,
to secure the payment of rent and all other liabllitiss and obligations of Tenant
hereunder. Landlord shall have the right to file financin

Upon fallure,

ite wecurity interest from time to time without the signature of Tenant.
to pay raent, ot other default hereunder by Tenant, Landlord may possess and elther,

retaln or dispose of the 8sacurity, at public or private sale, in accordance with the
Unlform Commercial Code ae enacted in this State. Any notice to Tenant shall be
sufficlent if malled to Tenant's laet

(15) + Landlord agrees to malntaln parking areas,
sidewalks and driveways, and to keep the commnon areas reasonably clear of snow and

debris, and to mailntaln the lighting in the parking and sldewalk areas during business
hours at night.

Tenant agreee to Pay upon demand in additlon to the rent set forth herein a
proportionate ehare of the cost of the operatlon of the parking and other common areas
of tha Shopping Center but excluding areas rented or occupled by other tenants., Such
costs shall include but not be limited to cost for lighting and other utilities,
landscaping, cleaning, anow removal, 1line painting, pelicing and malntenance and
fifteen percent {15%) of all such dlrect coasts for Landlord's overhead and
administration. such costs of operatlion and malntenance shall not include taxaes,
agsessments or depreclation of permanent i{mprovemente. Tha proportionate share to
be paid by Tenant ghall be computed on the baslis of the ratlo that the floor area of
the Leased Premises bears to the total floor area of al

Center. Landlord may request payment of Tenant's proportionate share monthly in

to pay such estimated amounts subject to an annual adj
and Tenant's exact proportionate share are computad,

The provisions of this lease respacting the common area, as well as the entire
Shopping Center, shall apply to the counmon area and Shopping Center as they may be
changed by Landlord from tima to time, including, but without limiting the generallity
thereof, any increasés, decreases or additlonal improvements theraeof,

(16) Defaylt. Landlord may terminate this Lease upon the occurrsnce of any one
or more of the followlng eventa: (a) Fallure of Tenant to Pay an installment of rent
within ten (10) days after it becomes due or to perform any other of its covenants
under this lease within thirty (30) daye after written notice} (b) the making by

levying of a writ

reorganization liquidatlon, voluntary or involuntary bankruptcy

of Tenant or f{ts
adjudication as a bankrupt or insolvent or the appolntment of rec

elver, trustee or
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lfquldator to take charge of ite assete; (e) by doing or permitting to be done by
Tenant any act which creates mechanic's lien or claim therefor againet the land or
buildings of which the Leased Premises are a part and the same are not released or
otherwise provided for by indemnity within ten (10) days after written notice thereof
first given the Tenant.

Upon the termination of the Lsase for any of the foregoing reasons, Landlord may
re-enter the Leased Premises with or without process of law, using such force as may
be neceesary, and remove all persons and property, therefrom and Landlord shall not
be liable for damages or otherwisa by raason of suoh re-entry or termination of the
term of this Leasa. No such taermination, however, shall affact the liability of
Tenant for rental and other charges hereunder. In the event of such termination,
Landlord may relet the premisss, and Tenant ehall be liable to Landlord for the
difference bstween the rental and other charges herein provided and the rental and
other charges to be raceived from such relstting., Any such difference owing by Tenant
for the entire remaipder of the term shall be due and may be recovered at once,

without awaliting the expliration of the term, and shall be baeed upon the beat
aestimates of the amounte thersof available at the time.

{(17) « Tenant shall have no right to aselign,
pledge, mortgage or otherwise encumber the Lease, nor to sublet all or any portion
of the Leaged Premises or permit any other person to hold or occupy any portion
thereof unlees the congent in writing of Landlord shall firet havae besen obtained, and
then only in the manner and upon the conditions est forth in euch coneent.

No walver of any condition or covenant of this lLease
or fallure to exaercise a ramedy by either of the part.iee hereto shall be conelderad

er waiver by such party of the same or any other
condition, covanant or remedy.

(19) ' . Te
during the term hareof maintain mkmbad

be eponsored by Landlord tor ﬁg‘.

ant agrae ehdt it will join and at all times
p~1R any busineesmen's organization that may
e8ses in the Shopping Canter. The operating
id for euch membership shall be determined by

required or permitted that notice
party to thie Lease to or on the other, such

ed in writing, by certified or registered mail

or demand be given or. served by either
notices or demand shall be glven or saerv
addrsssed as followsi

{a) To the Landlord ati HIQHlnAR_*EbA1A‘_“1ﬁQQ._Ha&t__ﬂinnhmuL_Jﬂmﬂnh

(b) To the Tenant at: wmwwxmmn._mm“‘_ugn

All rental payments ahall be made to the Landlord at the above addreass.
addreasea may be changed from time to t
provided.

These
ima by either party by serving notices as above

(21)

+ Thie lease ashall be govarned according to the lawe of tha
State of Indiana,

{22) Sshort Form Leasa. Landlord and Tenant agree not to place this Lease of record
but upon the request of elther party agree to exaecute for racording purposes a
memorandum of leass indicating the leased premines, the leage term, and other

provisions with respect to which notice to third purties ies deemed advieable, but
omitting rental and other terms of the Leass.
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IN WITHESS WHEREOF, Landlord and Tenant hava duly exacuted this Indenture of Lease

ag of the date firet above writtant

HICHIGAN APARTMENTS

4800 Heat Michigan Street 71204

Indianapolipg, IH 46222

Attast:

W

LANDLORD

TENANT
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